EXECUTIVE SUMMARY

OVERALL PROJECT SUMMARY

The purpose of this Environmental Impact Report (EIR) is to address the potential environmental .
impacts associated with the implementation of the PlumpJack Squaw Valley Inn Expansion project.
Encompassing approximately 3.2 acres, the project applicant proposes to prepare the project site for
the construction of multifamily residential units.

This EIR is being prepared as a Project EIR in accordance with Section 15161 of CEQA. This type
of EIR focuses primarily on the changes in the environment that would result from the development
project. The EIR also examines all phases of the project, including planning, construction, and
operations.

The proposed project is to expand the existing PlumpJack Squaw Valley Inn by constructing a new
building, which will include 34 multi-family residential units, 28 lockout units, underground and
street level parking, foyer/lobby area, exercise room, and a game room. The 34 units will be broken
down into fourteen 2-bedroom flats, fourteen 3-bedroom flats, and six 3-bedroom townhouses.

The project is located behind the existing building along Squaw Peak Road. This structure will be six
stories (including Mezzanine level) above ground at its highest point, the majority of the building
being five stories, with parking located 8 feet below grade at its lowest point. Additional
improvements include drainage facilities, utility relocations and improvements, underground and
surface parking, bank stabilization along a portion of Squaw Creek, as well as landscaping and
pedestrian walkways along the frontage of the project. Bank stabilization measures include grading
of the slope to the pre-existing condition and then revegetation of the slope. Improvements to
driveway entrances along Squaw Peak Road are also proposed.

The project will require review by the Planning Department for the purpose of obtaining a
Conditional Use Permit, Tentative Map, Variance approval, and Design Review approval. Other
permits and approvals will also be required prior to construction and occupation.

SUMMARY OF IMPACTS AND MITIGATION MEASURES

A number of environmental issue areas will be affected by the proposed expansion of the PlumpJack
facility. The impacts and mitigation measures are briefly summarized below:

Land Use. The proposed expansion is consistent with the Village Commercial designation indicated
in the Squaw Valley General Plan and Land Use Ordinance. A variance is proposed to reduce
setback distances. The project is also consistent with the Planned Development building
requirements, and General Plan land use policies. No mitigation measures are required.

Geophysical Resources. The project will be exposed to the potential geotechnical and soil effects
common to this region of the Sierra Nevada. Conventional mitigation measures are proposed to
prevent significant hazards from seismic activity and unstable soil and slope conditions.
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Water Resources. The project will involve some disturbance within the 100-year floodplain. This is
needed to stabilize the existing bank along Squaw Creek and provide protection from creek flooding.
On-site drainage conditions will be slightly modified to accommodate the new facilities. An existing
basin will be replaced with new basins and the storm drainage system adjusted accordingly. Off-site
drainage conditions will remain unaffected. Conventional erosion control measures will be required.
Stormwater will be collected on-site and discharged into the drainage system. The basins will have
an impervious lining that prevents untreated runoff from percolating into the groundwater. Standard
water quality measures are required to mitigate water quality during construction and over the long-
term. )

Biological Resources. The project will have a minimal effect on adjacent biological resources. Most
of the proposed development area has been disturbed and has very little biological value. As
proposed, project improvements and grading do not encroach into waters subject to resources agency
jurisdiction. If the project encroaches into jurisdiction waters, the appropriate agency permits would
be required. Accordingly, the design plans will be required to indicate the ordinary high water mark.

Noise. Noise levels in the project vicinity are affected by traffic noise, and by resort-related
stationary noise sources (snow making facilities and maintenance). Of these sources, only the
maintenance-related noise sources, which could be generated by the project, are expected to have an
impact. Traffic-related noise is not an issue due to the low volumes generated by the project.
Construction noise could also have a short-term effect on adjacent receptors. Conventional
construction techniques should provide adequate attenuation for project residents. Standard
construction-related measures, including time of construction, will reduce the effects from
construction noise.

Air Quality. The project improvements are not expected to have any significant air quality effects
from short-term construction or long-range operations. Mitigation measures will be required to
mitigate cumulative project impacts.

Visual/Aesthetics. Project improvements will introduce development into an area that is already
developed with similar architecture and building intensity. A six-story building will have an adverse
effect on short-term views from adjacent residential vantages. Mitigation measures are not available.

Cultural Resources. While cultural resources are present within the Squaw Valley area, in light of
previous on-site disturbances, the likelihood of project improvements affecting unknown resources is
low. To ensure protection of unknown resources, monitoring during construction will be required.

Hazardous Materials. Project improvements are not expected to create hazardous conditions from
hazardous materials usage or hazardous waste generation. Prior contamination of groundwater
resources has occurred and efforts have been in place to address the contamination. Should
contamination of soils be exposed during construction, measures are required to stop construction and
coordinate with the Regional Board, and/or remove and dispose contaminated soils.

Housing/Population/Socioeconomics. The project expansion will add six new employees to the .
existing PlumpJack staff. To comply with affordable housing requirements, the applicant will be
required to pay in-lieu fees, consistent with the Placer County General Plan policies on affordable
housing, to offset the project-generated housing demand.
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Utilities. Minor impacts associated with the relocation of existing utilities are anticipated. From
extensive groundwater modeling, it has been determined that the existing irrigation well present on
the project site can be converted to a potable well source, and water can be supplied to accommodate
project demand with no impact to water resources. Should the newly developed resources become
available to off-site uses (i.e., non-PlumpJack uses) to enhance the overall water system in Squaw
Valley, no impacts are expected provided the operations are managed during drought conditions in
coordination with system-wide operations.

Transportation/Circulation. Under both existing and future cumulative conditions (without project),
levels of service at certain intersection and roadway locations will exceed the County defined policies
as a result of high traffic demand. The project will have an adverse effect on these conditions, both as
a result of the project and from cumulative conditions (with project) which cannot be mitigated to less
than significant levels. Mitigation is required to manage traffic conditions both during the winter
season and year round. Metering of eastbound right turn lane movements the Squaw Valley
Road/SR-89 intersection will be required. A significant traffic impact will remain that cannot be
completely mitigated.

Public Services. Public services will not be significantly affected by the proposed project due to the
low number of residential units planned in the expansion. Provisions will be required to adequately
accommodate fire and emergency access.

POTENTIAL AREAS OF CONTROVERSY

A few areas of controversy are associated with the proposed improvements. These are summarized as
follows:

e Water Resources. The proposed project expansion will increase the demand for potable water.
Under present conditions, a long-term supply of potable water does not exist in Squaw Valley as
required to serve the expansion and other future uses. The project applicant is exploring the
potential conversion of an existing irrigation well on the project site to a potable well source. To
serve the expansion, and potentially, other water needs in Squaw Valley, the quantity of
groundwater currently allocated for irrigation use must be increased. The additional water
required puts pressure on the aquifer supplies, potentially affecting the natural processes for
surface and subsurface water resources. Additional draw-down of the aquifer could affect stream
flows in Squaw Creek.

e Visual/Aesthetics. Proposed improvements introduce a six-story building on lands that are
currently vacant. The proposed structure has been designed to complement the architecture
common to Squaw Valley. Adjacent developed conditions share in similar architecture, design
and intensity. Views from adjacent near-term vantages will be affected by the proposed building.

» Housing. Proposed project features will require an increase in staff employed at the existing
PlumpJack Squaw Valley Inn. An increase in employees will have an affect on housing supplies
and affordability.

o Traffic. Existing and cumulative forecast traffic conditions reflect levels of service at certain
locations and intersections in the Squaw Valley area that exceed the County’s policies. By
adding new project-related traffic, the future traffic conditions are expected to further deteriorate.

<P:\PIc230\Environ\draft eir.3-25-04.doc> (01/19/04) 3



UNAVOIDABLE ADVERSE IMPACTS

Except for project impacts relating to traffic conditions and visual/aesthetics, all other impacts can be
mitigated to levels less than significant. For traffic impacts, project impacts are expected for both
near-term and cumulative conditions on local intersections and roadway segments. Project related
impacts are anticipated for Squaw Valley Road/Chamonix Place intersection. Cumulative plus
project conditions will adversely impact the Squaw Valley Road/SR-89 intersection. Likewise,
Cumulative plus project impacts are anticipated for SR-89 north of the Squaw Valley Road
intersection. Impacts from constructing six-story residential structures will adversely effect views
from adjacent residential uses.

PROJECT ALTERNATIVES

In addition to the No Project alternative, this EIR evaluates an alternative with reduced intensity (50
percent fewer units) and an alternative with a different use (commercial use). Neither development-
related alternative can eliminate the significant traffic or visual impacts associated with the project.

SUMMARY TABLE

Table S.A. presents the summary of impacts, mitigation measures, and levels of significance.
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